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CHAPTER 6 

 

HOUSING ELEMENT 

 
Wisconsin’s planning law requires that a local plan include a housing element.  The planning 

process necessitates the Village of Eagle analyze the impact of its policies and regulations on the 

development of various types of housing.  The analysis is intended to take into account the 

current and projected housing needs of the Village and should result in policies which provide 

opportunities for housing development. The housing element will establish and discuss the 

objectives, policies, goals, maps, and programs the Village has available to provide an adequate 

housing supply which meets the existing and forecasted housing demand over a twenty-five year 

planning period.  The Village shall assess policies and programs regarding the age, structural 

type, value, and occupancy characteristics of the existing housing stock, and should provide a 

range of housing choices which meet the needs of all income levels, age groups and persons with 

special needs.  
 

Comprehensive Plan Requirements 
 

Section 66.1001(2)(b) of the Wisconsin State Statutes states that the housing element of the 

Comprehensive Plan must identify specific policies and programs that do three things: 

1. Promote the development of housing for residents of the local government unit and 

provide a range of housing choices that meet the needs of all income levels, all age 

groups and persons with special needs. 

2. Promote the availability of land for the development or redevelopment of low income and 

moderate income housing. 

3. Maintain or rehabilitate the Village’s existing housing stock. 
 

In addition, the following comprehensive planning goals related to the housing element are set 

forth in Section 16.965 of the Wisconsin State Statutes and must be addressed as part of the 

planning process: 

• Promotion of the redevelopment of lands with existing infrastructure and public services 

and the maintenance and rehabilitation of existing residential, commercial, and industrial 

structures. 

• Encouragement of land uses, densities and regulations that promote efficient 

development patterns and relatively low municipal, state government, and utility costs. 

• Providing an adequate supply of affordable housing for individuals of all income 

levels throughout the community. 

• Providing adequate infrastructure, public services, and an adequate supply of 

developable land to meet existing and future market demand for residential, commercial, 

and industrial uses. 
 

This chapter provides an inventory of existing housing stock, including age, structural 

condition, value, and occupancy characteristics. Some of this information, along with housing 

demand inventory data such as household income and demographic information presented in 

Chapter 2 of this report was used to analyze future housing needs for residents of the Village. 

 

This chapter sets forth housing goals, and objectives through the plan design year of 2035, and 

recommends policies, defined as steps or actions, to achieve housing goals and objectives. 
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Census Data 

Census 2000 Summary File 1 and Census 2000 Summary File 3 were used in the collection of 

the existing housing stock data presented in this chapter. Summary File 1 data was used when 

possible. Data from Summary File 1 is generally more accurate because it is based on 100 

percent of the responses to the 2000 Census. In most cases, data from Summary File 3 was used 

because the data was not available from Summary File 1. Summary File 3 is generally less 

accurate because the data is based on a sampling of one in six households; however, Summary 

File 3 covers a greater range of topics. Because the sample sizes are different, the data reported by 

the Census may differ for each data source. Unfortunately, the Census does not make adjustments 

to reconcile the discrepancies. In addition, some of the data to follow in this chapter is based on 

total housing units and some are based on occupied units only, depending on how the Census 

data were reported. This distinction is footnoted on all applicable tables. 
 

The Waukesha County Development Plan has identified a number of strengths, weaknesses and 

concerns about the current status of housing types and availability in Waukesha County. The 

Eagle Advisory Committee has reviewed these issues and generally agrees with them, although 

they feel that a number of them don’t apply to the Village of Eagle particularly those pertaining 

to increased densities because of the lack of public services such as sewer and public transit.  
 

HOUSING STRENGTHS:  
 

• Sufficient housing supply  

• Diverse housing age and style 

• Adequate housing for a variety of income levels 

• Safe neighborhoods 

• Strong neighborhood associations 
 

HOUSING CONCERNS AND WEAKNESSES:  
 

• Land availability 

• Pressure to increase density 

• Lack of senior housing  

• Ongoing management of Common Open Spaces 

• Plan for growth 
 

 

PART 1: INVENTORY 

 

HOUSING SUPPLY 
 

The characteristics of the existing housing stock in the Village have been inventoried to help 

determine the number and type of housing units that will best suit the needs of Village residents 

through 2035. The existing housing stock inventory includes: 

• Total housing units 

• Vacancy rate 

• Value of owner-occupied housing units 

• Monthly cost of housing units by type 
• Number of bedrooms 
• Structure type and year built 

• Condition of existing housing stock 
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Total Housing Units 
The quantity and type (owner- or renter-occupied) of existing housing units in the Village is one of 
the key inventory items needed to forecast the number of additional housing units the Village 
will plan to accommodate in 2035. Of the 605 total living units in the Village, 529 were owner 
occupied or 87.44% and 63 units or 10.41% were renter occupied according to the 2000 census. 
The number of vacancies in 2000 was 13 units, or 2.15%.  The Village has a larger percentage of 
owner-occupied units than  27 of 37 other communities in Waukesha County, and ranks lower 
than only the Town of Mukwonago within the area.  The percentage of owner occupied housing 
units in the County ranged from 48.51 percent in the Village of Butler to 95.09 percent in the 
Village of Vernon.  The percentage of renter occupied units ranged from 2.36 percent in the 
Village of Lac La Belle to 49.15 percent in the Village of Butler.  Over 35 percent of the entire 
renter occupied housing units within the County were located within the City of Waukesha in 
2000.  (Note: Discrepancies concerning total housing units may be due to the fact that some 
owned housing is neither owner-occupied, nor rented out.) 

 

Table 6-1 
 

TOTAL HOUSING UNITS BY TYPE FOR COMMUNITIES 

IN THE GREATER EAGLE AREA: 2000 
 

Community Owner Occupied 

Units 

Number    % 

Renter Occupied 

Units  

Number        % 

Vacant Units 

 

 Number % 

Total 

Housing 

Number 

Town of Eagle 984 88.01% 65 5.81% 69 6.17% 1,118 

Town of Mukwonago 2,075 92.59% 109 4.86% 57 2.54% 2,241 

Town of Ottawa 1,232 85.79% 143 9.96% 61 4.25% 1,436 

Village of Eagle   529 87.44% 63 10.41% 13 2.15% 605 

Village of Mukwonago 1,516 60.59% 876 35.01% 110 4.40% 2,502 

Village of North Prairie  455 83.64% 76 13.97% 13 2.39% 544 

Waukesha County 103,373 79.32% 31,856 16.13% 5,080 4.56% 140,309 
aTotals are based on 100 percent of the responses to the 2000 Census (Summary File 1) 
Source: U.S. Census and SEWRPC 

 

Vacancy 
Another key housing supply inventory item is the vacancy rate of various housing types. The 
vacancy rate is the number of vacant and available housing units divided by the total number of 
housing units within the Village. The overall vacancy rates for owner-occupied units and rental 
units are shown on Table 6-2.  Some vacancies are necessary for a healthy housing market. The 
Federal Department of Housing and Urban Development (HUD) states that an area needs a 
minimum overall vacancy rate of 3.0 percent to ensure adequate housing choices, which should 
include a minimum 1.5 percent vacancy rate for owner-occupied housing units and a minimum 5 
percent vacancy rate for rental units to ensure adequate housing choices. Vacant units can fall 
into several categories including for rent; for sale only; for seasonal, recreational, or 
occasional use; for migrant workers; and other vacant units. The overall vacancy rate in the 
County was 3.62 percent in 2000.  
 
The vacancy rate in the Village of Eagle consisted of  5 units for rent,  2 units for sale,  3 units 
rented or sold but not occupied, 1 seasonal or recreational and 2 for migrant workers according 
to the 2000 census. The vacancy rate for the Village of Eagle was 2.15% which is below the 
HUD guidelines to compare the vacancy rates in the area see Table 6-2. 
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Table 6-2 
 

HOUSING VACANCIES FOR COMMUNITIES  

IN THE GREATER EAGLE AREA: 2000 
    

Community For 

Rent 

For 

Sale 

Only 

Rented/Sold 

Not 

Occupied 

Seasonal  

Recreational or 

Occasional Use  

For 

Migrant 

workers 

Other 

Vacancy 

Total 

Vacancy  

Total 

Units     

Vacancy 

Rate % 

Town of Eagle 2 11 5 48 3 0 69 1118 6.17 

Town of Mukwonago 5 13 9 20 10 0 57 2241 2.54 

Town of Ottawa 6 4 1 43 7 0 61 1436 4.25 

Village of Eagle  5 2 3 1 2 0 13 605 2.15 

Village of Mukwonago 58 19 8 11 14 0 110 2502 4.40 

Village of North Prairie 4 4 3 2 0 0 13 544 2.39 
Waukesha County 1645 842 603 1311 661 18 5080 140,309 3.62 

aTotals are based on 100 percent of the responses to the 2000 Census (Summary File 1) 
bThe unit is classified “rented or sold, not occupied” if any money towards rent has been paid or the unit has recently been sold but the occupant 

has not yet moved in. 
cIf a vacant unit does not fall into any of the other categories it is classified as an “other vacant unit.”  An example would be a unit held for 

occupancy by a caretaker.                   

Source: U.S. Census and SEWRPC 

 

Value 

The value of specified owner-occupied housing units in the Greater Eagle Area in 2000 is set 

forth in Table 6-3.  These values can be used to determine if there are adequate home ownership 

opportunities for residents of all income levels in the Village.  In the Village of Eagle homes that 

had values between $50,000 and $99,000 comprised 6.88 percent of all owner-occupied housing 

units, values between $100,000 and $149,999 comprised 59.67 percent, values between $150,000 

and $199,999 comprised 31.78 percent, and values between $200,000 and $249,999 comprised 

1.67 percent. The median value for owner-occupied housing units in the Village in 2000 was 

$139,400 which was lower than 32 other communities in Waukesha County.  The median value 

of $170,400 in the County was second highest among counties in the region. The median 

value of owner-occupied housing units was $124,441 in the region, $112,200 in the State, and 

$119,600 in the Nation. 

 

More recent data regarding the value of owner-occupied housing units, available from the 

Wisconsin Realtors Association and Multiple Listing Service, is presented in Table 6-4.  The 

selling price data generally pertains to single-family homes, but also includes housing units in 

two-, three-, and four-unit residential structures. The data shows there was a significant increase 

in median selling prices in the County (31.34 percent) and for the Region (34.27 percent) 

between 2001 and 2006. (See Table 6-4) 
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Table 6-3 

 
STRUCTURAL VALUE FOR SPECIFIED OWNER-OCCUPIED HOUSING UNITS IN THE GREATER EAGLE AREA: 2000a 

 

 

Community 

Less than 

$50,000 

$50,000- 

$99,999 

$100,000- 

$149,999 

$150,000- 

$199,999 

$200,000- 

S249,000 

$250,000- 

$299,999 

$300,000- 

$399,999 

$400,000  

or more 

 

Total 

 

Median 

(T) Eagle 15 1.78% 47 5.57% 133 15.76% 255 30.21% 180 21.33% 130 15.40% 41 4.86% 43 5.09% 844 $195,400 

(T) Mukwonago 20 1.06% 38 2.01% 375 19.87% 669 35.45% 436 23.11% 210 11.13% 112 5.94% 27 1.43% 1,887 $186,800 

(T) Ottawa 0 0.00% 24 2.22% 200 18.52% 337 31.20% 292 27.04% 138 12.78% 73 6.76% 16 1.48% 1,080 $197,400 

Village of Eagle 0 0.00% 37 6.88% 321 59.67% 171 31.78% 9 1.67% 0 0.00% 0 0.00% 0 0.00% 538 $139,400 

(V) Mukwonago 9 0.62% 136 9.37% 722 49.72% 462 31.82% 54 3.72% 54 3.72% 15 1.03% 0 0.00% 1,452 $143,000 

(V) North Prairie 0 0.00% 41 9,36% 179 40.87% 144 32.88% 56 12.79% 6 1.37% 0 0.00% 12 2.74% 438 $149,700 

Waukesha County 398 0.42% 4,660 4.95 27,424 29.15 30,703 32.63% 13,039 13.86% 8,050 8.56% 5,747 6.11% 4,066 4.32% 9,4087 $170,400 

NOTE: Values are based on structural value of housing, and exclude land costs.  

aThe data for specified owner-occupied housing units excludes mobile homes, houses with a business or medical office on the property, houses on 10 or more acres, and housing 

units in multiunit buildings.  Totals are based on a sample of one in six respondents to the 2000 Census (Summary File 3).        

Source: U.S. Bureau of the Census and SEWRPC. 
 

Table 6-4 
 

THIRD QUARTER (Q3) MEDIAN SELLING PRICE OF HOUSING IN WAUKESHA COUNTY AND 

THE SOUTHEASTERN WISCONSIN REGION: 2001-2006 
 

Waukesha County Southeastern Wisconsin Region

Q3 Median Selling Price Q3 Median Selling Price

2001 $192,700 $135,700

2002 $205,300 6.54 $143,570 5.80

2003 $222,500 15.46 $154,500 13.85

2004 $245,200 27.24 $168,000 23.80

2005 $258,800 34.30 $182,200 34.27

2006 $253,100 31.34 $182,200 34.27

Year
% Change 

since 2001

% Change 

since 2001

 

NOTE: The residential selling price data presented in this table were released in third quarter Wisconsin Realtors Association (WRA) press releases for the corresponding year.  The data was prepared 

by David E. Clark, Economist C3 Statistical Solutions Inc. for the WRA.  The median price is an estimate of prices sold within the MLS.  The data is a summary of sales prices of existing homes 

including condominiums received from MLS. 

County figures are provided by the MLS (s) in that county and include only MLS sales of existing homes and condominiums and thus are not reflective of all sales (such as FSBO) within a county.   

MLS data may also not include sales submitted to the MLS after their report is submitted to the WRA. Contact the local MLS for specific sales total data. 

Source: Wisconsin Realtors Association 
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Monthly Housing Costs 
Monthly housing costs for owner-occupied housing units and rental housing units have been 
inventoried to determine if there is an adequate supply of affordable housing units for each 
household income level in the Village. HUD defines affordability as access to decent and safe 
housing that costs no more than 30 percent of a household's gross monthly income. Over 75 
percent of all owner occupied housing units in Waukesha County had a mortgage loan in 2000, 
and 27 percent had a second mortgage or home equity loan.  These were the highest percentages 
within the Region and bordering counties. The lowest percentages of owner occupied housing 
units with a mortgage were in Dodge and Milwaukee counties.   
 
Table 6-5 sets forth monthly housing costs for specified owner-occupied housing units with a 
mortgage in the County and in communities comparable to the Village of Eagle in 2000.   
 
The median monthly housing cost for homeowners with a mortgage in the County was $1,366 in 
2000, and the median monthly housing cost for homeowners with a mortgage in the Village of 
Eagle was $1,150 in 2000. 
 
• 5.69 percent of homeowners in the County, and  8.55 percent in the Village spent 

under $700 
 
• 15.15 percent of homeowners in the County, and  26.32 percent in the Village spent 

between $700 and $999  
 
• 39.77 percent of homeowners in the County, and 51.54 percent of homeowners in the 

Village with a mortgage spent between $1,000 and $1,499 on monthly housing costs 
 
• 24.46 percent of homeowners in the County, and 12.94 percent in the Village spent 

between $1,500 and $2,000  
 
• 14.93 percent of homeowners in the County, and 0.65 percent in the Village spent over 

$2,000 
 

Table 6-5 
 

MONTHLY OWNER COSTS FOR SPECIFIED HOUSING UNITS WITH A 

MORTGAGE IN COMMUNITIES IN THE GREATER EAGLE AREA: 2000a 

               

 

Community 

 

Less than $700 

 

$700 -$999 

 

$1000 - $1499 

 

$1500-$1999 

 

$2000- $2499 

 

$2500 or more 

 

Median 

Cost No. Percent No. Percent No. Percent No. Percent No. Percent No. Percent 

Town of Eagle 45 6.37 153 21.67 236 33.43 166 23.51 82 11.61 24 3.40 $1,285 

Town of Mukwonago 92 5.69 237 14.66 717 44.34 464 28.70 79 4.89 28 1.72 $1,345 

Town of Ottawa 55 6.48 139 16.37 347 40.87 203 23.91 78 9.19 27 3.18 $1,308 

Village of Eagle 39 8.55 120 26.32 235 51.54 59 12.94 3 0.65 0 0.0 $1,150 

Village of Mukwonago 86 7.45 181 15.67 727 62.94 145 12.55 16 1.39 0 0.0 $1,201 

Village of North Prairie 28 7.93 95 26.91 138 39.09 68 19.26 16 4.53 8 2.28 $1,188 

Waukesha County 4,048 5.69% 10,774 15.15% 28,279 39.77% 17,394 24.46% 6,388 8.98% 4,230 5.95% $1,366 

aData for specified owner-occupied housing units excludes mobile homes, houses with a business or medical office on the 

property, houses on 10 or more acres, and housing units in multiunit buildings.   Totals are based on a sample of one in six 

respondents to the 2000 Census (Summary File 3).  Selected monthly owner costs are the sum of mortgage payments, or similar 

debts on the property; real estate taxes; fire, hazard, and flood insurance on the property; and utilities.      Source: U.S. Bureau 

of the Census and SEWRPC 
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Table 6-6 shows monthly housing costs for specified owner-occupied housing units with a 

mortgage for each county in the Region and the State in 2000. The median monthly cost of 

$1,366 in Waukesha County was the second highest among Counties in the Region ($54 behind 

Ozaukee County). The median monthly housing cost for homeowners with a mortgage was 

$1,123 in the Region, $1,024 in the State, and $1,088 in the Nation.  

 

Table 6-6 
 

MONTHLY OWNER COSTS FOR SPECIFIED HOUSING UNITS WITH A MORTGAGE  

IN THE SOUTHEASTERN WISCONSIN REGION: 2000a 

 

 

County 
 

Less than $700 

 

$700 -$999 

 

$1000 - $1499 

 

$1500-$1999 

 

Over $2000 

 

Total 

 
Median 

Cost 

No. Percent No. Percent No. Percent No. Percent No. Percent No. Percent  

Kenosha 2,519 10.5 6,902 28.6 9,650 40.0 3,525 14.6 1,509 6.3 24,105 100.0 1,113 

Milwaukee 19,943 17.8 34,771 31.1 38,320 34.2 12,594 11.3 6,281 5.6 111,909 100.0 1,013 

Ozaukee 784 5.2 2,245 14.8 5,391 35.6 3,513 23.2 3,196 21.2 15,129 100.0 1,420 

Racine 4,752 15.3 9,272 29.9 11,611 37.4 3,822 12.3 1,594 5.1 31,051 100.0 1,054 

Walworth 1,643 11.8 3,586 25.8 5,754 41.4 1,865 13.5 1,035 7.5 13,883 100.0 1,125 

Washington 1,353 6.6 3,910 19.1 9,448 46.2 4,178 20.4 1,586 7.7 20,470 100.0 1,248 

Waukesha 4,048 5.7 10,774 15.2 28,279 39.8 17,394 24.5 10,618 14.8 71,113 100.0 1,366 

Region 35,031 12.2 71,433 25.0 108,381 37.6 46,854 16.2 25,819 9.0 287,518 100.0 1,123 

Wisconsin 144,525 18.7 225,805 29.3 260,821 33.8 92,913 12.1 46,932 6.1 770,996 100.0 1,024 
aData for specified owner-occupied housing units excludes mobile homes, houses with a business or medical office on the 

property, houses on 10 or more acres, and housing units in multiunit buildings.  Totals are based on a sample of one in six 

respondents to the 2000 Census (Summary File 3).  Selected monthly owner costs are the sum of mortgage payments, or  similar 

debts on the property; real estate taxes; fire, hazard, and flood insurance on the property; and utilities. 

Source: U.S. Bureau of the Census and SEWRPC 

 

Table 6-7 sets forth monthly housing costs for specified owner-occupied housing units without a 

mortgage in Comparable Communities to the Village of Eagle in 2000. 
 

The median monthly housing cost for homeowners without a mortgage in the County was $442 

in 2000, and in the Village was $328 in 2000. 
 

• 7.23 percent of homeowners without a mortgage in the County, and 31.71 percent of 

homeowners in the Village spent under $300 on monthly housing costs 
 

• 29.68 percent of homeowners without a mortgage in the County, and 65.85 percent of 

homeowners in the Village spent between $300 and $399 on monthly housing costs 
 

• 31.30 percent of homeowners without a mortgage in the County, and 2.44 percent of 

homeowners in the Village spent between spent between $400 and $499 on monthly 

housing costs 
 

• 21.79 percent of homeowners without a mortgage in the County, and 0.00 percent of 

homeowners in the Village spent between spent between $500 and $699 on monthly 

housing costs 
 

• 10.00 percent of homeowners without a mortgage in the County, and 0.00 percent of 

homeowners in the Village spent over $700 on monthly housing costs 
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Table 6-7 
 

MONTHLY OWNER COSTS FOR SPECIFIED HOUSING UNITS WITHOUT A MORTGAGE  

IN COMMUNITIES IN THE GREATER EAGLE AREA: 2000 
 

 

Community 

 

Less than $300 

 

$300 -$399 

 

$400 - $499 

 

$500-$699 

 

Over $700 

 

Total 
 
Median 

Cost No. Percent No. Percent No. Percent No. Percent No. Percent No. Percent 

Town of Eagle 24 17.39 52 37.68 38 27.54 22 15.94 2 1.45 138 100.00 $385 

Town of Mukwonago 47 17.41 117 43.33 79 29.26 22 8.15 5 1.85 270 100.00 $373 

Town of Ottawa 50 21.65 91 39.39 75 32.47 6 2.60 9 3.90 231 100.00 $373 

Village of Eagle 26 31.71 54 65.85 2 2.44 0 0.00 0 0.00 82 100.00 $328 

Village of Mukwonago 61 20.54 111 37.37 51 17.17 66 22.22 8 2.69 297 100.00 $384 

Village of North Prairie 28 32.94 31 36.47 23 27.06 3 3.53 0 0.00 85 100.00 $366 

Waukesha County 1,661 7.23 3,819 29.68 7,191 31.30 5,006 21.79 2,297 10.00 22,974 100.00 $442 
aData for specified owner-occupied housing units excludes mobile homes, houses with a business or medical office on the property, houses on 10 or more 

acres, and housing units in multiunit buildings.  Totals are based on a sample of one in six respondents to the 2000 Census (Summary File 3).  Selected 

monthly owner costs are the sum of mortgage payments, or  similar debts on the property; real estate taxes; fire, hazard, and flood insurance on the property; 
and utilities.            Source: U.S. Bureau of the Census and SEWRPC 

 

Table 6-8 sets forth monthly housing costs for rental units for each County in the Region and the State in 
2000. The median gross rent of $726 in the County was the highest among Counties in the Region. 
Ozaukee County comes in second at $642. The median monthly gross rent was $596 in the Region, 
$540 in the State, and $602 in the Nation. 
 

Over 47 percent of renters in Waukesha County paid more than $750 per month in gross rent and 27 
percent of renters paid more than 30 percent of their household income on gross rent payments in 2000. In 
addition, over 14 percent of renters paid more than 50 percent of their household income on gross rent in 
Waukesha County in 2000. This figure was lower in Ozaukee, Washington, and Walworth counties and 
higher in Racine, Kenosha, and Milwaukee counties (See Table 6-8). 
 

Table 6-9 on the following page sets forth monthly housing costs for rental units, or gross rent, in 
comparable communities to the Village of Eagle in 2000. Contract rent plus the estimated average 
monthly cost of utilities (electricity, gas, water, and sewer) and fuels are included in the calculations 
of monthly gross rent. These costs are included in the monthly cost calculation if the renter pays them or 
they are paid for the renter by another party, such as the property owner. Rental units that are occupied 
without payment of rent are included in the no cash rent category of Table 6-9.  
 

The median monthly cost for rental housing in the County was $726, and in the Village was $575 in 
2000. 
 

• 4.88  percent of renters in the County, and 6.78 percent in the Village spent less than $300 on 
monthly housing costs 

• 9.50  percent of renters in the County, and 28.81 percent in the Village spent between $300 and 
$499 on monthly housing costs 

• 38.51 percent of renters in the County, and 55.93 percent in the Village spent between $500 and 
$749 on monthly housing costs 

• 29.52 percent of renters in the County, and 3.39 percent in the Village spent between $750 and 
$999 on monthly housing costs 

• 11.96 percent of renters in the County, and 1.69 percent in the Village spent between $1,000         
and $1,499 on monthly housing costs 

• 2.58 percent of renters in the County, and no renters in the Village spent more than $1,500 on 
monthly housing costs 

• 3.05 percent of renters in the County, and 3.39 renters in the Village made no cash payments for 
rental housing costs 
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Table 6-8 
 

MONTHLY GROSS RENT FOR RENTER-OCCUPIED HOUSING UNITS  

IN THE SOUTHEASTERN WISCONSIN REGION: 2000a 

  

County 

Less than $300 $300 to $499 $500 to $749 $750 to $999 $1,000 to $1,499 $1,500 or More No Cash Rentb Total 
Median 

Rent Number Percent Number Percent Number Percent Number Percent Number Percent Number Percent Number Percent Number Percent 

  Kenosha 1,511 8.8 3,487 20.3 7,811 45.6 3,022 17.6 676 3.9 40 0.2 594 3.5 17,141 100.0 589 

  Milwaukee 16,438 9.2 49,943 28.0 77,580 43.4 22,434 12.6 6,947 3.9 1,705 1.0 3,607 2.0 178,654 100.0 555 

  Ozaukee 381 5.2 837 11.5 3,780 51.8 1,514 20.8 485 6.6 56 0.8 241 3.3 7,294 100.0 642 

  Racine 1,735 8.4 5,480 26.6 9,724 47.3 2,228 10.8 540 2.6 41 0.2 824 4.0 20,572 100.0 548 

  Walworth 1,021 9.9 2,158 20.9 4,568 44.3 1,803 17.5 296 2.9 47 0.5 428 4.1 10,321 100.0 588 

  Washington 576 5.6 1,706 16.5 5,321 51.5 1,943 18.8 400 3.9 16 0.2 361 3.5 10,323 100.0 620 

  Waukesha 1,534 4.9 2,989 9.5 12,112 38.5 9,283 29.5 3,761 12.0 810 2.6 959 3.0 31,448 100.0 726 

  Region 23,192 8.4 66,577 24.2 120,856 43.8 42,200 15.3 13,097 4.8 2,715 1.0 7,012 2.5 275,649 100.0 596 

  Wisconsin 67,538 10.5 189,366 29.5 254,439 39.7 78,955 12.3 22,527 3.5 4,881 0.8 23,966 3.7 641,672 100.0 540 

 aContract rent plus the estimated average monthly cost of utilities (electricity, gas, water, and sewer) and fuels are included in the calculations for monthly gross rent.  

 Totals are based on a sample of one in six respondents to the 2000 Census (Summary File 3). 
 blncludes rental units that are occupied without payment of rent. These units may be occupied by friends or relatives of the owner who do not get charged rent or  

 caretakers, tenant farmers, and others who may receive the unit as compensation. Source: U.S. Bureau of the Census and SEWRPC. 
 

Table 6-9 
 

MONTHLY GROSS RENT FOR RENTER-OCCUPIED HOUSING UNITS  

IN COMMUNITIES IN THE GREATER EAGLE AREA: 2000a 

 

County 

Less than $300 $300 to $499 $500 to $749 $750 to $999 $1,000 to $1,499 $1,500 or More No Cash Rentb 
Total Median 

Rent Number Percent Number Percent Number Percent Number Percent Number Percent Number Percent Number Percent 

Town of Eagle 0 0.00 12 22.64 26 49.06 10 18.87 5 9.43 0 0.00 0 0.00 53 $672 

Town of Mukwonago 0 0.00 2 4.08 24 48.98 21 42.86 0 0.00 0 0.00 2 4.08 49 $732 

Town of Ottawa 0 0.00 0 0.00 17 15.74 40 37.04 33 30.56 4 3.79 14 12.96 108 $944 

Village of Eagle 4 6.78 17 28.81 33 55.93 2 3.39 1 1.69 0 0.00 2 3.39 59 $575 

Village of Mukwonago 0 0.00 50 5.44 681 74.10 158 17.19 20 2.18 0 0.00 10 1.09 919 $669 

Village of North Prairie 0 0.00 12 16.44 31 42.47 25 34.25 2 2.74 0 0.00 3 4.11 73 $717 

Waukesha County 1,534 4.88 2,989 9.5 12,112 38.51 9,283 29.52 3,761 11.96 810 2.58 959 3.05 31,448 $726 

 aContract rent plus the estimated average monthly cost of utilities (electricity, gas, water, and sewer) and fuels are included in the calculations for monthly gross rent.  

 Totals are based on a sample of one in six respondents to the 2000 Census (Summary File 3). 
 blncludes rental units that are occupied without payment of rent. These units may be occupied by friends or relatives of the owner who do not get charged rent or  

 caretakers, tenant farmers, and others who may receive the unit as compensation.          Source: U.S. Bureau of the Census and SEWRPC. 
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Number of Bedrooms 

Table 6-10 and 6-11 set forth the number of housing units by type and number of bedrooms in 

adjacent communities in 2000. This information, when compared with household size 

information inventoried in Chapter 2, will provide a greater understanding of what type of 

housing units will best suit the future needs of Village of Eagle residents. 
 

Owner-occupied dwellings with one or no bedrooms comprised 1.08 percent of the owner-

occupied units in the Village of Eagle.  Owner-occupied dwellings with two bedroom dwellings 

comprised 10.81 percent of the units in the Village.  Owner-occupied dwellings with three 

bedroom dwellings comprised 72.61 percent in the Village. Owner-occupied dwellings with four 

bedroom dwellings comprised 14.77 percent in the Village of Eagle.  Owner-occupied dwellings 

with five or more bedrooms comprised 0.72 percent of the owner-occupied units in the Village.   
 

Rental units with one or no bedrooms comprised 32.67 percent of all units in the County, and 

37.10 percent in the Village of Eagle. Rental units with two bedroom comprised 47.8 percent 

of the units in the County, and 41.94 percent in the Village. Rental units with three bedroom 

comprised 16.47 percent of the units in the County, and 17.74 percent in the Village.  Rental 

units with four bedrooms comprised 2.44 percent of the units in the County, and 3.23 percent in 

the Village.  Rental units with five or more bedrooms comprised 0.63 percent of the units in the 

County, and 0.00 percent in the Village. 
 

Table 6-10 
 

OWNER-OCCUPIED HOUSING UNITS BY NUMBER OF BEDROOMS IN 

COMMUNITIES IN THE GREATER EAGLE AREA: 2000a 
 

 

Community 

1 or no Bedroom 2 Bedroom 3 Bedroom 4 Bedroom 5 or more Bedroom Total 

Number Percent Number Percent Number Percent Number Percent Number Percent 

Town of Eagle 22 2.25 89 9.11 619 63.36 223 22.82 24 2.46 977 

Town of Mukwonago 26 1.27 36 1.76 1,291 63.25 620 30.38 68 3.33 2,041 

Town of Ottawa 38 3.06 106 8.53 794 63.93 259 20.85 45 3.62 1,242 

Village of Eagle 6 1.08 60 10.81 403 72.61 82 14.77 4 0.72 555 

Village of Mukwonago 34 2.21 282 18.32 957 62.18 248 16.11 18 1.17 1,539 

Village of North Prairie 0 0.00 37 8.06 335 72.98 75 16.34 12 2.61 459 

Waukesha County 1,333 1.29 13,039 12.60 59,971 57.97 25,787 24.93 3,328 3.22 103,458 
aTotals are based on a sample of one in six responses to the 2000 Census (Summary File 3) 

bTotals include occupied housing units only. Source: U.S. Bureau of the Census and SEWRPC. 
 

Table 6-11 
 

RENTER-OCCUPIED HOUSING UNITS BY NUMBER OF BEDROOMS IN 

COMMUNITIES IN THE GREATER EAGLE AREA: 2000a 
 

 

Community 

1 or no Bedroom 2 Bedroom 3 Bedroom 4 Bedroom 5 or more Bedroom Total 

Number Percent Number Percent Number Percent Number Percent Number Percent 

Town of Eagle 2 3.17 29 46.03 22 34.92 5 7.94 5 7.94 63 

Town of Mukwonago 0 0.00 28 47.46 13 22.03 18 30.51 0 0.00 59 

Town of Ottawa 39 34.82 61 54.46 8 7.14 0 0.00 4 3.57 112 

Village of Eagle 23 37.10 26 41.94 11 17.74 2 3.23 0 0.00 62 

Village of Mukwonago 280 30.47 502 54.62 126 13.71 11 1.20 0 0.00 919 

Village of North Prairie 20 26.67 39 52.00 9 12.00 7 9.33 0 0.00 75 

Waukesha County 10,378 32.67 15,187 47.80 5,233 16.47 774 2.44 199 0.63 31,771 
aTotals are based on a sample of one in six responses to the 2000 Census (Summary File 3) 

bTotals include occupied housing units only. Source: U.S. Bureau of the Census and SEWRPC. 
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Structure Type and Year Built 

An inventory of housing units by structure type in the County provides an insight into the number of 

existing single family, two-family, and multi-family units. The number of units in these types of structures 

can be compared to resident characteristics to determine the future need for units in each type of 

structure.  An inventory of housing units by structure type also provides insight into the character of the 

existing housing stock in the Village of Eagle.  Table 6-12 sets forth the number of housing units by 

structure type in comparable communities to the Village of Eagle in 2000.  

 

Table 6-12 
 

HOUSING UNITS BY STRUCTURE TYPE IN COMMUNITIES  

IN THE GREATER EAGLE AREA: 2000a 

 

Community Single-Family Two –Family Multi-Family Other  

Total Units Percent Units Percent Units Percent Units Percent 
Town of Eagle 1.088 98.30 19 1.70 0 0.00 0 0.00 1,107 

Town of Mukwonago 2,122 98.50 17 0.80 7 0.30 9 0.40 2,155 

Town of Ottawa 1,322 93.00 3 0.20 96 6.8 0 0.00 1,421 

Village of Eagle 579 91.50 16 2.5 36 5.7 2 0.30 633 

Village of Mukwonago 1,619 63.00 129 5.00 821 32.00 0 0.00 2,569 

Village of North Prairie 491 89.4 13 2.40 45 8.20 0 0.00 549 

Waukesha County 106,865 76.16 5,136 3.66 27,473 19.58 835 0.60 140,309 
c ’ a2000 data are from the U.S. Census 

  bMulti-family residential housing units include high-rise, garden, Villagehouse apartments, and condominiums  

  where each unit is not separated from its neighbors by a ground-to-roof wall and has more than two units. 

 

Table 6-13 includes the number of buildings constructed for each structure type in comparable 

communities to the Village of Eagle in 2000-2006.   

 

Since 1999, Waukesha County has experienced a 10.66 percent increase in single-family homes, a 9.81 

percent increase in two-family structures, and a 12.20 percent increase in multi-family developments 

(which includes 3 or more units per structure).  Relative to one another, single-family, two-family and 

multi-family structures proportionally remain similar. The Village of Eagle since 1999 has experienced 

an increase of 72 new single family homes, which is a 12.44 percent increase. No two-family or multi-

family units have been constructed in that time. 
 

Table 6-13 
 

HOUSING UNITS BY STRUCTURE TYPE IN GREATER EAGLE AREA COMMUNITIES: 2000-2006 
 

Communities Single-Family % Increase 

since 1999 

Two-Family % Increase 

since 1999 

Multi-Familyb % Increase 

since 1999 

Total Units 

2000-2006c 

% Increase 

since 1999 Units Percent Units Percent Units Percent 

Town of Eagle 272 100.0 25.0 0 0.0 0.0 0 0.0 0.0 272 24.57 

Town of Mukwonago 360 100.0 16.97 0 0.0 0.0 0 0.0 0.0 360 16.71 

Town of Ottawa 84 100.0 6.35 0 0.0 0.0 0 0.0 0.0 84 5.91 

Village of Eagle 72 100.0 12.44 0 0.0 0.0 0 0.0 0.0 72 11.37 

Village of Mukwonago 319 67.02 19.70 30 6.30 23.25 127 26.68 15.47 476 18.53 

Village of North Prairie 148 85.55 30.14 21 12.14 161.54 4 2.31 8.89 173 31.51 

Waukesha County 11393 74.69 10.66 504 3.30 9.81 33.51 21.97 12.20 15,253 10.87 

aData combines 2000-2006 from the U.S. Bureau of the Census, Construction--Building Permits. 

bMultifamily residential housing units include apartments, and condominiums where each unit is not separated from its neighbors by a ground-to-roof wall and has more than 

two units. 

cTotals are based on all housing units, including occupied and vacant units and excluding mobile homes and living quarters that do not fit into the other categories, separated 

from its neighbors by a ground-to-roof wall and has more than two units. 

cTotals are based on all housing units, including occupied and vacant units and excluding mobile homes and living quarters that do not fit into the other categories. 
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Table 6-14 
 

YEAR BUILT FOR HOUSING UNITS IN WAUKESHA COUNTY COMMUNITIES: 2000a 
 

Number Percent Number Percent Number Percent Number Percent Number Percent Number Percent Number Percent

Town of Brookfield 428 15.13 907 32.06 321 11.35 245 8.66 592 20.93 294 10.39 42 1.48 2,829 1988

Town of Delafield 489 18.64 530 20.21 344 13.11 498 18.99 118 4.50 290 11.06 354 13.50 2,623 1981

Town of Eagle 226 20.42 182 16.44 122 11.02 193 17.43 36 3.25 152 13.73 196 17.71 1,107 1979

Town of Genesee 291 12.06 373 15.46 295 12.23 730 30.25 185 7.67 244 10.11 295 12.23 2,413 1977

Town of Lisbon 405 12.39 238 7.28 349 10.68 1,312 40.15 412 12.61 403 12.33 149 4.56 3,268 1975

Town of Merton 472 16.16 302 10.34 326 11.16 628 21.51 275 9.42 418 14.32 499 17.09 2,920 1974

Town of Mukwonago 315 14.62 430 19.95 352 16.33 722 33.50 77 3.57 114 5.29 145 6.73 2,155 1981

Town of Oconomowoc 260 8.68 250 8.35 215 7.18 683 22.80 425 14.19 605 20.20 557 18.60 2,995 1968

Town of Ottawa 219 15.41 236 16.61 115 8.09 306 21.53 134 9.43 265 18.65 146 10.27 1,421 1975

Town of Summit 245 12.99 152 8.06 138 7.32 310 16.44 220 11.66 455 24.13 366 19.41 1,886 1966

Town of Vernon 190 7.91 188 7.83 384 15.99 989 41.17 185 7.70 191 7.95 275 11.45 2,402 1976

Town of Waukesha 506 17.28 350 11.95 425 14.51 793 27.07 389 13.28 318 10.86 148 5.05 2,929 1978

Village of Big Bend 7 1.50 14 3.00 21 4.50 116 24.84 69 14.78 146 31.26 94 20.13 467 1959

Village of Butler 32 3.41 13 1.39 95 10.13 189 20.15 101 10.77 340 36.25 168 17.91 938 1959

Village of Chenequa 20 7.07 20 7.07 29 10.25 31 10.95 34 12.01 41 14.49 108 38.16 283 1957

Village of Dousman 120 19.97 79 13.14 47 7.82 128 21.30 35 5.82 56 9.32 136 22.63 601 1976

Village of Eagle 148 23.38 74 11.69 89 14.06 106 16.75 37 5.85 68 10.74 111 17.54 633 1979

Village of Elm Grove 153 5.98 48 1.88 154 6.02 509 19.91 530 20.73 913 35.71 250 9.78 2,557 1962

Village of Hartland 356 11.21 322 10.14 455 14.33 1,044 32.88 277 8.72 374 11.78 347 10.93 3,175 1976

Village of Lac La Belle 24 18.32 26 19.85 3 2.29 6 4.58 23 17.56 18 13.74 31 23.66 131 1967

Village of Lannon 21 4.94 91 21.41 22 5.18 58 13.65 33 7.76 82 19.29 118 27.76 425 1964

Village of Menomonee Falls 1,786 13.58 1,455 11.06 1,050 7.98 1,285 9.77 3,369 25.62 3,520 26.77 685 5.21 13,150 1967

Village of Merton 134 21.65 137 22.13 49 7.92 147 23.75 32 5.17 40 6.46 80 12.92 619 1982

Village of Mukwonago 483 18.80 461 17.94 250 9.73 569 22.15 203 7.90 257 10.00 346 13.47 2,569 1978

Village of Nashotah 189 41.18 94 20.48 20 4.36 49 10.68 16 3.49 40 8.71 51 11.11 459 1993

Village of North Prairie 52 9.47 74 13.48 118 21.49 99 18.03 39 7.10 75 13.66 92 16.76 549 1977

Village of Oconomowoc Lake 25 10.33 15 6.20 19 7.85 20 8.26 29 11.98 40 16.53 94 38.84 242 1954

Village of Pewaukee 1,168 30.46 531 13.85 317 8.27 762 19.87 283 7.38 351 9.15 422 11.01 3,834 1983

Village of Sussex 848 24.57 772 22.37 676 19.59 476 13.79 391 11.33 185 5.36 103 2.98 3,451 1988

Village of Wales 57 6.34 89 9.90 163 18.13 384 42.71 92 10.23 48 5.34 66 7.34 899 1976

City of Brookfield 1,115 7.83 1,143 8.02 1,772 12.44 2,299 16.14 3,219 22.60 4,332 30.41 366 2.57 14,246 1968

City of Delafield 321 12.01 392 14.67 517 19.34 398 14.89 256 9.58 454 16.98 335 12.53 2,673 1977

City of Muskego 1,110 14.43 1,423 18.49 823 10.70 1,526 19.83 838 10.89 1,539 20.00 435 5.65 7,694 1977

City of New Berlin 2,168 14.51 1,529 10.23 1,997 13.37 2,874 19.24 2,620 17.54 3,050 20.42 701 4.69 14,939 1974

City of Oconomowoc 440 8.36 347 6.59 728 13.83 943 17.92 629 11.95 871 16.55 1,305 24.80 5,263 1967

City of Pewaukee 982 20.87 834 17.72 598 12.71 697 14.81 607 12.90 622 13.22 366 7.78 4,706 1981

City of Waukesha 3,124 11.63 2,075 7.73 3,787 14.10 6,351 23.65 3,214 11.97 4,114 15.32 4,193 15.61 26,858 1973

County 18,929 13.49 16,196 11.54 17,185 12.25 28,475 20.29 20,024 14.27 25,325 18.05 14,175 10.10 140,309 1974

Total
b

Before 1940 Median 

Year BuiltCommunity

1970 through 1979 1960 through 1969 1940 through 19591980 through 19891995 to March 2000 1990 through 1994

 
a Totals are based on a sample of one in six respondents to the 2000 Census. 
Totals are based on all housing units, including occupied and vacant housing units. Source: U.S. Bureau of the Census.
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The age of the existing housing stock in the County also provides insight into the character and condition 
of existing homes. It can be assumed that as housing stock ages, more housing units will need to be 
rehabilitated or replaced. Table 6-14 on the previous page sets forth the age of the existing housing stock 
by municipality in the County.  The median year built was 1974 for the entire County and 1979 for the 
Village of Eagle. 
 

HOUSING DEMAND 

 

Household, income, and demographic characteristics of the County and local  units of government have been 

inventoried and will be analyzed with housing supply inventory items to help determine the number and 

type of housing units that will best suit the needs of Waukesha County residents through 2035. Housing 

demand inventory items include: 

 

• Affordable housing need assessment 

• Household projection: 2035 
• Household income 
• Age distribution 

• Household size 

As with the above housing supply inventory data, Census 2000 Summary File 1 and Summary File 3 

were used in the collection of the housing demand inventory data presented in this chapter. Again, 

Summary File 1 data was used when possible; however, in most cases only Summary File 3 data were 

available. 

 

Affordable Housing Need Assessment 

As previously stated, HUD defines housing affordability as households "paying no more than 30 percent 

of their income for housing." Households that pay more than 30 percent of their monthly income for 

housing are considered to have a high housing cost burden. The measure is based on gross pre-tax 

income. Another measure of affordability is implicit in the long-standing mortgage lending practice of 

limiting borrower's monthly housing costs to 28 or 29 percent of their gross monthly income as a 

condition of loan approval. Thus, 28 to 30 percent can be considered a cutoff beyond which housing is not 

affordable. Data show that most households opt for less than that percentage, while others, particularly 

those with low incomes, are generally unable to find housing that costs less than 30 percent of their 

monthly income. 

 

Affordable Housing Supply 

In order to determine if there is an adequate supply of housing affordable to households of various income 

categories, the incomes in various categories must be converted to an affordable monthly housing 

payment.  The US Department of Housing and Urban Development, HUD, defines affordability as paying 

no more than 30% of the household’s income for housing 
 

For example, knowing that the annual median income for a household in the Village of Eagle is 

$58,207, the first step is to divide the annual income of $58,207, into a monthly income by 

dividing by 12, this yields $4,850.58.  The next step is to multiply the monthly income by 0.3 or 

30%, to determine the monthly amount the household can afford for housing. This yields 

$1,455.17.  The next step is to determine how many units are affordable in the community at 

monthly costs of $1,455.17 or less.  To determine if the supply is adequate, compare the number 

of units available with the number of households with incomes in that category.  This a very rough 

measure since most of the households in the category will have a range of incomes.   
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In 1999, the median percentage of monthly income spent on housing in the Village of Eagle was 22.4 

percent for owner occupied with a mortgage, 11.7 percent without a mortgage, and 21.1 percent in renter 

occupied units (See Table 6-15).  As calculated above, a household making the median income could 

spend $1,557.50 on housing per month which appears to be more than enough for a housing unit in the 

Village of Eagle, based on median housing costs of $1,285 per month spent in households with a 

mortgage, $385 spent without mortgage, and $672 spent by renters.  Table 6-15 also shows that the 

median percentage of households in the Village of Eagle and comparable communities pay substantially 

less than the 30 percent affordability standard as defined by HUD.  

 

Table 6-15 
 

MEDIAN PERCENTAGE OF MONTHLY INCOME SPENT ON HOUSING IN 

COMMUNITIES IN THE GREATER EAGLE AREA: 2000 

 
Communities Owner-Occupied  

With a Mortgagea 

Owner-Occupied 

Without a Mortgageb 

Renter-Occupiedc 

Town of Eagle 21.1 9.9 15.6 
Town of Mukwonago 21.7 9.9 23.1 
Town of Ottawa 19.8 9.9 41.6 
Village of Eagle 22.4 11.7 21.1 
Village of Mukwonago 22.1 9.9 21.7 
Village of North Prairie 21.1 9.9 22.0 
Waukesha County 21.4 11.3 22.8 

aSpecified owner-occupied housing units: Median selected monthly owner costs as a percentage of household income in 1999 ; Housing units with a mortgage  
bSpecified owner-occupied housing units: Median selected monthly owner costs as a percentage of household income in 1999 ; Housing units without a mortgage 
cSpecified renter-occupied housing units paying cash rent: Median gross rent as a percentage of household income in 1999 

  

Table 6-16 sets forth the number of owner-occupied and renter-occupied households in the Region by 

County with a high housing cost burden in 2000 based on general Census data.  A total of 19.1 percent of 

owner-occupied households in the Region experienced a high housing cost burden, and 30.5 percent of 

the renter-occupied households in the Region experienced a high housing cost burden. 
 

Table 6-16  

 
HOUSEHOLDS WITH HIGH HOUSING COST BURDEN  

IN THE SOUTHEASTERN WISCONSIN REGION: 2000a 

  
County Owner-Occupied 

Households 
Renter-Occupied 

Households Total Households 

Number Percent Number Percent Number Percent 
Kenosha 7,855 20.3 5,359 30.9 13,214 23.6 
Milwaukee 38,655 19.4 57,025 31.9 95,680 25.3 
Ozaukee 4,570 19.4 1,730 23.7 6,300 20.4 
Racine 8,615 17.2 6,265 30.1 14,880 21.0 
Walworth 5,285 22.2 3,179 29.8 8,464 24.5 
Washington 6,075 18.2 2,380 22.6 8,455 19.3 
Waukesha 19,100 18.5 8,750 27.5 27,850 20.6 
Region 90,155 19.1 84,688 30.5 174,843 23.3 
aHigh housing cost burden is defined by HUD as a household spending more than 30 percent of its gross monthly 

income on housing costs. 

Source: U.S. Census Bureau and SEWRPC. 

 

Table 6-17 sets forth the number of households with more than 1.01 occupants per room in the County.  In Waukesha 

County 0.71 percent of households had more than 1.01 occupants per room and in the Village of Eagle, 2.52 

percent had more than 1.01 occupants per room in 2000. 
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Table 6-17  
 

OWNER-OCCUPIEDa HOUSING OCCUPANCY BY NUMBER OF OCCUPANTS PER ROOM 

IN COMMUNITIES IN THE GREATER EAGLE AREA: 2000b 
    

Community 

Occupants per room 

0.50 or less 0.51 to 1.00 1.01 to 1.50 1.51 or more 
Total 

Number Percent Number Percent Number Percent Number Percent 

Town of Eagle 682 69.81 286 29.27 9 0.92 0 0.00 977 

Town of Mukwonago 1,457 71.39 584 28.61 0 0.00 0 0.00 2,041 

Town of Ottawa 940 75.68 296 23.83 6 0.48 0 0.00 1,242 

Village of Eagle 342 61.62 199 35.86 12 2.16 2 0.36 555 

Village of Mukwonago 1,106 71.86 420 27.29 13 0.84 0 0.00 1,539 

Village of North Prairie 292 63.62 167 36.38 0 0.00 0 0.00 459 

Waukesha County 78,295 75.68 24,434 23.62 588 0.57 141 0.14 103,458 
aA housing unit is considered overcrowded if there is more than one occupant per room.  Rooms considered in the calculation include: living room, 

dining room, kitchen, bedrooms, finished recreation rooms, and enclosed porches suitable for year-round use. 
bTotals are based on a sample of one in six responses to the 2000 Census.       Source: U.S. Census Bureau and SEWRPC. 

 

Table 6-18  
 

RENTER-OCCUPIEDa  HOUSING OCCUPANCY BY NUMBER OF OCCUPANTS PER ROOM 

IN COMMUNITIES IN THE GREATER EAGLE AREA: 2000b 

 

Community 

Occupants per room 

0.50 or less 0.51 to 1.00 1.01 to 1.50 1.51 or more 
Total 

Number Percent Number Percent Number Percent Number Percent 

Town of Eagle 36 57.14 25 39.68 0 0.00 2 3.17 63 

Village of Mukwonago 31 52.54 21 35.59 7 11.86 0 0.00 59 

Village of Ottawa 100 89.29 12 10.71 0 0.00 0 0.00 112 

Village of Eagle 47 75.81 13 20.97 2 3.23 0 0.00 62 

Village of Mukwonago 521 56.69 343 37.32 32 3.48 23 2.50 919 

Village of North Prairie 47 62.67 25 33.33 3 4.00 0 0.00 75 

County 21,612 68.02 9,012 28.37 711 2.24 436 1.37 31,771 

 aA housing unit is considered overcrowded if there is more than one occupant per room.  Rooms considered in the calculation include: living room, dining 
room, kitchen, bedrooms, finished recreation rooms, and enclosed porches suitable for year-round use. 
bTotals are based on a sample of one in six responses to the 2000 Census. 

Source: U.S. Census Bureau and SEWRPC. 
 

 

Household Projections: 2035 
The number of additional housing units needed in the 2035 plan design year is projected by first selecting 

a population projection. The number of residents expected to reside in "group quarters" is then subtracted 

from the projected total population, and the result is divided by the projected household size (number of 

persons per household in 2035). The desired vacancy rate of 3 percent is added to determine the total 

number of housing units needed in the Village in 2035. The Waukesha County projected population for 

the Village of Eagle in 2035 is 2,414 persons.  Using the current average of 2.88 persons per household, 

we divide 2,414 by 2.88 for a total of 838 units plus a 3 percent vacancy rate adds 25 units for a total of 

863 units.  The total number of housing units in 2000 was 633 for a projected increase of 230 units.  The 

type of housing units that ultimately produce this total should be determined based on household income, 

age distribution, and household size to best meet the needs of Village residents.   
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Household Income 

Household income should be considered when developing policies intended to help provide housing units 

within a cost range affordable to all income groups. Chapter 2 sets forth the number of households in 

various income ranges and the median household income in the Village in 1999. The median household 

income was $58,207 in the Village. 

 

While there are a number of different approaches to analyzing housing affordability, the approach 

approved by the U.S. Department of Housing and Urban Development for consolidated plans is to look at 

the median income for a community, and determine how many units are available to various low and 

moderate income households.  Extremely low income households are those with incomes below 30% of 

the area median household income, very low is defined as an income between 30% and 50% of the area 

median household income and low income households are those with incomes between 50% and 80% of 

the affordable median household income.  Moderate income households have incomes between 80% and 

95% of the area median household income.  HUD defines affordability as paying no more than 30% of the 

household’s income for housing.  To get a more information on affordability standards and determinations 

go to www.huduser.org/datasets/cp.html. 
 

Households in the Village earning less than $17,462 in 1999, which is less than 30 percent of the 

Village median household income, were considered extremely low income households.  Very low 

income households earned between $17,520 and $29,104 in 1999 (30.1 to 50 percent of the median 

income).  Low income earnings for the Village were between $29,162 and $46,566 (50.1 to 80 percent of 

the Village median) putting them in the low-income group.  Moderate income earnings for the Village 

were between $46,624 and $55,297, or 80.1 and 95 percent of the median income. 
 

The household income categories do not exactly match the 2000 census breakdown of household income 

(Table 6-19), but the approximate projections for the four categories are as follows.  These projections 

assume the percentage in each income category reported in 2000 will be the same in 2035 and the total 

projected number of units is 863. 

 

• 56 households, or about 6.6%, are projected to be extremely low income (less than $15,000 in 

1999 dollars) 

• 108 households, or about 12.5%, are projected to be very low to low income (between $15,000 

and $34,999 in 1999 dollars) 

• 163 households, or about 18.9%, are projected to be low to moderate income (between $35,000 

and $49,999 in 1999 dollars) 

• 313 households, or about 36.3%, are projected to be at or above moderate income (between 

$50,000 and $74,999 in 1999 dollars) 

• 223 households, or about 25.8%, are projected to have income levels of $75,000 or more in 1999 

dollars 

 

The data shows that a total of 536 households or 62.1% will be at or above the moderate income level in 

the Village of Eagle. 
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Table 6-19 
 

Village of Eagle 1999 Income 

  

Number Percent Subject 

INCOME IN 1999     

Households 625 100 

Less than $10,000 13 2.1 

$10,000 to $14,999 28 4.5 

$15,000 to $24,999 20 3.2 

$25,000 to $34,999 58 9.3 

$35,000 to $49,999 118 18.9 

$50,000 to $74,999 227 36.3 

$75,000 to $99,999 111 17.8 

$100,000 to $149,999 41 6.6 

$150,000 to $199,999 5 0.8 

$200,000 or more 4 0.6 

Median household income 

(dollars) 58,207 - - 

Census 2000 Summary File 3 (SF 3) - Sample Data 
Source: U.S. Census Bureau 

 

Housing Need for Non-Resident Workers 

The characteristics of resident and non-resident workers in Waukesha County were analyzed to determine 

whether non-resident workers could afford to live in communities in Waukesha County if they wanted to 

do so. 

Data Sources 

The Public Use Micro data Samples (PUMS), released in 2003 by the U.S. Census Bureau, provide 

information based on a 5 percent sample of the population from "long-form" questionnaires completed for the 

2000 Census of Population and Housing. The PUMS data are intended to permit the cross-tabulation of 

variables not possible using other Census products and not available in Census publications, while 

conforming to requirements to protect the confidentiality of Census respondents. The geography used for 

the PUMS data is a relatively large scale, being based on groups of counties or single counties with 

100,000 or greater population.  PUMS data were derived from a 5 percent sample of the total population--

less than that used in other tabulations of the Census.  Consequently, the data does not precisely match that 

published in other Census products. 

 

Place of Residence and Place of Work 

Table 6-20 provides information on the place of residence for people who work in Waukesha County.  

In 2000, the workers who both lived and worked in the County was 58.59 percent, or 120,484 workers.  

The largest numbers of commuters, about 57,412 workers, or 27.44 percent of all workers in the Waukesha 

County, lived in Milwaukee County. 

 

Note: In reviewing the Census 2000 MCD/County-to-MCD/County Worker Flow Files before release, 

some errors were discovered in a number of the MCD/county-to-MCD/county flows. These errors have 

been corrected. However, as a result of the corrections the data in these files may not agree with data 

previously released in Summary File 3 (SF3) and related products. In particular, there may be differences 

in the number of people working in the state and/or MCD/county of residence between SF3 and similar 

estimates derived from these files.  Additionally, tract 1010 that includes the City of Milwaukee but falls 

within the Waukesha County datasets has been omitted.   
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Table 6-20 
 

PERSONS WORKING IN WAUKESHA COUNTY BY PLACE OF WORK AND PLACE OF RESIDENCE: 2000a 

 

Place of Work 
County of Residence All Other WI 

Counties 

Illinois 

Counties 

All Other 

Areas 
Total 

Waukesha Dodge Jefferson Milwaukee Ozaukee Racine Walworth Washington 

Village of Brookfield 5,131 70 138 3,302 114 128 82 179 180 15 46 9,385 

Village of Delafield 800 12 16 173 0 8 45 16 7 9 0 1,086 

Village of Eagle 243 4 34 20 7 0 49 0 19 0 0 357 

Village of Genesee 964 2 60 149 0 42 80 0 24 0 0 1,297 

Village of Lisbon 1,111 31 17 353 20 14 30 197 28 8 0 1,809 

Village of Merton 1,143 31 31 159 14 4 8 107 5 0 0 1,502 

Village of Mukwonago 473 1 18 71 0 8 19 2 4 0 0 596 

Village of Oconomowoc 1,083 81 159 88 0 11 8 16 19 0 0 1,465 

Village of Ottawa 220 10 14 0 0 0 30 7 16 0 0 297 

Village of Summit 938 107 225 136 0 0 12 7 14 37 0 1,425 

Village of Vernon 593 2 11 182 0 34 36 0 7 0 0 858 

Village of Waukesha 1,638 18 18 236 6 26 44 15 2 0 10 2,013 

Village of Big Bend 538 9 7 134 4 87 13 19 0 18 0 829 

Village of Butler 1,268 34 39 1,477 41 55 11 319 85 12 3 3,244 

Village of Chenequa 99 0 0 7 0 0 0 5 0 0 3 114 

Village of Dousman 547 8 139 47 0 7 9 5 28 0 0 762 

Village of Eagle 273 5 57 27 1 9 51 7 16 0 0 446 

Village of Elm Grove 1,778 10 24 1,654 10 70 15 101 36 21 4 3,662 

Village of Hartland 3,754 178 229 821 38 59 40 166 61 41 18 5,405 

Village of Lac La Belle 35 4 5 0 0 0 0 5 1 4 0 54 

Village of Lannon 400 10 0 213 22 0 0 92 7 0 9 753 

Village of Menomonee Falls 10,095 327 156 8,468 747 283 97 4,569 404 97 59 25,302 

Village of Merton 1,638 18 18 236 6 26 44 15 0 0 0 2,001 

Village of Mukwonago 2,219 6 53 513 8 212 577 26 17 0 2 3,633 

Village of Nashotah 394 49 47 81 0 12 6 4 5 0 0 598 

Village of North Prairie 433 0 54 57 0 22 39 2 2 0 5 614 

Village of Oconomowoc Lake 218 12 10 19 0 0 10 0 0 0 0 269 

Village of Pewaukee 3,237 64 75 782 32 119 36 163 79 12 9 4,608 

Village of Sussex 3,529 97 140 2,050 74 90 59 646 85 37 42 6,685 

Village of Wales 616 26 57 118 0 8 19 24 27 0 0 895 

City of Brookfield 17,514 233 359 13,374 548 500 246 1,319 545 75 92 34,805 

City of Delafield 2,832 64 179 345 32 12 31 89 44 35 7 3,670 

City of Muskego 2,909 17 26 1,413 8 625 106 31 42 6 3 5,186 

City of New Berlin 10,027 121 174 8,532 207 728 357 415 260 50 96 20,967 

City of Oconomowoc 5,607 887 1,486 811 33 44 42 167 76 71 31 9,077 

City of Pewaukee 8,848 219 313 4,095 165 305 170 472 377 71 23 14,587 

City of Waukesha 27,339 299 1,019 7,269 220 632 711 742 532 94 102 38,959 

Total 45,408 1,226 1,851 21,573 1,144 1,334 1,469 6,714 1,178 311 210 81,964 
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Earnings and Household Incomes of Resident and Non-Resident Workers 

Non-resident workers earned more in terms of median earnings than did resident workers. The 

median earnings for non-resident workers was about $31,130, while the median earnings for 

resident workers was about $24,820--a difference of about $6,310, or 20 percent. The median 

earnings of workers vary significantly by occupation. Both resident and non-resident workers in 

service and farming, forestry, and fishing occupations, had the lowest median earnings, while 

workers employed in management, business, and financial operations had the highest median 

earnings. The median wages of non-resident workers exceeded those of resident workers in all 

occupation categories except construction, extraction, and maintenance. 

With respect to the number of hours worked per week, a greater proportion of resident workers 

worked on a part-time basis--less than 40 hours per week--than did non-resident workers. About 

28 percent of resident workers worked less than 40 hours per week, while only about 19 percent 

of non-resident workers worked less than 40 hours per week. 

 

Matching Housing Supply and Demand 

As part of this housing element, the Village should analyze the various types of data to determine 

how the housing supply matches the demand.  This analysis is important because it identifies the 

issues that the housing elements will need to address.  This analysis can help set priorities for the 

element such as rehabilitating existing housing stock, adding rental housing for older persons and 

persons with special needs.  The plan should focus not only on the present situation, but also on 

future trends and issues, which will guide the community housing policy and action over the next 

20 years.   

 

The first part of the analysis should be future housing production needs.   The 2000 census 

indicated there was a 2.15% vacancy rate in the Village of Eagle (Table 6-2), which is 

determined according to HUD by the number of housing units vacant and available divided by 

the total number of housing units.  This is important in determining whether the housing supply 

is adequate to meet the demand. Some vacancies are necessary for a healthy housing market.  

According to HUD, an overall vacancy rate of roughly 3% is considered best.  This rate allows 

consumers adequate choices for owner occupied housing at an acceptable rate of 1.5%, while for 

rental housing it is 5%.   

 

As part of the Smart Growth Plan, communities are to do an analysis for housing affordability to 

determine if the supply of housing and its pricing match the ability of households to pay.  For the 

Village of Eagle this answer is currently, yes - as summarized in the next paragraph. 

 

The analysis of Table 6-3 shows 37 owner occupied housing units between $50,000 and $99,999, 

321 units between $100,000 and $149,000, 171 units between $150,000 and $199,999, 9 units 

between $200,000 and $299,999 and no units above $300,000.  The median property value in 

the2000 census was $139,400, which is less than the Waukesha County median value of 

$170,400.  Based on the 2000 census data, the combined monthly mortgage and owner costs for 

the Village were a median of $1,150 per household (Table 6-5), $328 for owner households 

without a mortgage (Table 6-7), and $579 for renter-occupied units. 
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GOVERNMENT ACTIVITY IN HOUSING                  
 

An inventory of government sponsored housing and housing related programs is necessary in 

order to understand and assess the potential role of government in helping the private sector to 

meet the housing needs in Waukesha County and the Village of Eagle in particular.  There is an 

array of local, state and federal housing programs, which are diverse and deal with a full range of 

housing and housing related issues.  The types of housing programs described herein generally 

fit into the following categories: 
 

1. Programs of local housing agencies and organizations, which are designed to expand 

opportunities for more affordable housing and provide one-time rental or home buyers 

assistance and encourage housing rehabilitation. 

 

2. Programs, which provide subsidies or incentives for developers to construct or 

rehabilitate housing affordable to, lower income households. 

 

3. Programs, which provide direct subsidies to income to qualified households. 

 

In Waukesha County, there are a number of local housing programs receiving funding from state 

and federal sources.  Local organizations have been formed in Waukesha County to address 

housing issues since the late 1980’s. Government sponsored housing programs have been 

inventoried to assess government's potential to help the private sector meet housing needs in 

the Waukesha County communities. The full array of government sponsored programs and 

funding availability is almost continually changing, therefore, this section focuses on those 

programs that have the potential for increasing the availability of lower-cost housing and 

rehabilitation in Waukesha County. Many of the programs available in Waukesha County are 

administered through local and statewide nonprofit organizations that receive funding from the 

Federal government. Several entities are involved in administering and funding the following 

programs, including the HOME Consortium, the Wisconsin Housing and Economic Development 

Authority (WHEDA), and the U.S. Department of Housing and Urban Development (HUD). 
 

Additionally, the Wisconsin Department of Commerce Division of Housing and Community 

Development released a Household Housing Guide in February 2007 that provides contacts and 

a brief description of housing programs available for low- and moderate-income households 

throughout the state.  As of September 2007, the guide could be found at the Department of 

Commerce website at the following address: http://commerce.wi.gov/CDdocs/BOH-Fact-

Sheets/cd-boh-housing.pdf.  

 

 

 

 

 

 

 

 

http://commerce.wi.gov/CDdocs/BOH-Fact-Sheets/cd-boh-housing.pdf
http://commerce.wi.gov/CDdocs/BOH-Fact-Sheets/cd-boh-housing.pdf
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OBJECTIVES, PRINCIPLES AND STANDARDS 
 

Housing Objective No. 1 
 

Provide adequate housing to meet the Village’s total housing demand. 
 

Principle 

Increases in the population within the Village require a corresponding increase in housing units. 

New centers of employment, which accommodate industrial, retail, service, governmental, or 

other uses, may also prompt the need for additional employee housing. 
 

Standards 
1. The supply of vacant and available housing units should be sufficient to maintain and 

facilitate ready housing consumer turnover. Rental and homeowner vacancy rates in the 
Village, and the creation of new residential lots, should not exceed the projected growth of 
the community and shall encourage the preservation of the natural resource base and provide 
a wide variety of housing choices.   

 

2. The supply of sound housing units should be provided through the working of the private 
housing sector to the maximum extent possible, with continued assistance, incentives, and 
cooperation by various Federal, State, and local governmental agencies rendered as 
necessary. 

 

3. A sufficient supply of new housing should be made available within reasonable proximity to 
new employment centers. 

 

4. New housing development should consider the impact on Village infrastructure including 
police, fire, utilities, and water supply and educational resources, 

 

Housing Objective No. 2 
 

Encourage a mix of housing suitable for people in various stages of life, economic levels, and 

family living habits while preserving the character and resources of the Village. 
 

Principles 
• Maintain an adequate supply of affordable housing in the Village for various income levels. 

 

• Provide adequate housing for senior citizens. 
 

• Provide for families who wish to care for elderly relatives. 
 

Standard 
1. Housing within the Village should include a full range of housing by type, size, and cost, and 

be located adjacent to existing residential development or along existing established 
roadways. 

 

2. Actively pursue a senior living development for our aging population. 
 

3. Consider multi-family housing proposals suitable for seniors. 
 

4. Review zoning codes to allow elderly or disabled relatives to live with family members 
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Housing Objective No. 3 
 

Preservation of older homes along with maintaining or rehabilitating existing housing stock 
 

Principles 
• Encourage the preservation of historic homes in the Village 
• Encourage the maintenance and upkeep of older housing stock 
 

Standard 
1. Identify and catalog historic homes in the Village. 
 

2. Encourage maintenance of the integrity of historic homes.  
 

3. Older housing stock should be maintained to current building code standards. 
 

4. Areas with non-conforming and/or substandard housing units should be upgraded or 
reconstructed when the opportunity arises. 

 
IMPLEMENTATION 
 

1. After receipt of the 2010 census data and the 2035 Regional Housing Plan for 
Southeastern Wisconsin by SEWRPC, the Village will re-evaluate this plan to see 
whether it is necessary to revisit the need for a broader range of housing for its citizens. 

 

2. The Village will identify a projected number of additional housing units anticipated to 
fulfill planned development.  Land that can accommodate additional housing units will be 
identified on the planned land use map. 

 

3. The Village will provide for incremental growth in a fashion that supports this 
Comprehensive Plan. 

 

4. Based upon the anticipated population growth of this Comprehensive Plan, every five 
years the Village of Eagle Planning Commission and Village Board should reevaluate the 
number of residential development permits it allots each year to new developments.  

 

5. It is recommended that the Village Planning Commission review and modify zoning 
codes to allow elderly or disabled relatives to live with family members.    

 

6. Using Eagle Historical Society resources, identify, catalog and make homeowners aware 
of their historic home. 

 

7. Homeowners of identified historic homes should be encouraged to maintain the historic 
integrity of the building when applying for building renovation permits. 

 

8. Homeowners of older housing stock should be encouraged to maintain and keep the 
home in good repair.    

 

9. Areas with non-conforming and/or substandard housing units should be upgraded or 
reconstructed when the opportunity arises. 

 

10. The Village should review its housing stock within 5 years after the 2010 census data is 
available, to see how much affordable housing stock remains in inventory.    


